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What went wrong? 


OUR LADY’S GUILD HOUSE IN CRISIS 


For sixty-five years, Our Lady’s Guild House served an important charitable purpose in Boston, providing rooming house 
lodging at affordable rents to low-income single women. It was operated by an order of nuns, Daughters of Mary of the 
Immaculate Conception. But ten years ago, after Sister M. Jennifer Carroll became DM’s new Mother Superior, OLGH 


abruptly abandoned its charitable mission. Mother Jennifer transferred control of OLGH, along with DM’s two similar 





SROs in NYC, to private individuals--commercial real estate broker Marc Roos and real estate developer Karen Kulak. 
Together they formed a strategy to gentrify the three rooming houses, thereby creating a permanent flow of personal 
profits. DM financed extensive ‘make-over’ renovations. Mother Jennifer’s motive was retirement--nuns were aging and 
dying, and the order itself was passing away. DM was disengaging from active involvement with its extensive properties 


by contracting them all out to responsible non-profits--except for the three rooming houses. 


Roos and Kulak, backed by Mother Jennifer, turned the mission upside down, misused funds for expensive cosmetic 
renovations, engaged in direct and covert discrimination to displace scores of permanent residents, violated landlord- 
tenant and consumer protection law, appropriated affordable housing during an urban crisis of skyrocketing rents, and lied 


about it all to residents, public, press and courts. 


Our Lady’s Guild House urgently needs to be transferred to a housing non-profit with Boston’s interests at heart 
and to be restored to its original mission: 

1) Roos and Kulak have conflicts of interest with the charitable purposes of Our Lady’s Guild House and have 
caused and continue to cause great harm. They are abusing and exploiting non-profit status, have displaced scores 
of women, and committed numerous illegal and unethical acts. They have failed to keep required financial records, 
either negligence or fraud; several long-time residents face pending evictions; 

2) Daughters of Mary has retired and is incapable of oversight; the end of the order is imminent; 

3) Boston has an affordable housing crisis that is especially acute for vulnerable populations who need the 
affordable SRO housing that OLGH was intended to provide. 


HISTORY 


1946 - Founding of Our Lady’s Guild House as a charity lodging house. Cardinal Cushing, of Boston’s Archdiocese, 
purchased and renovated the Graylin Hotel to become a Catholic lodging house providing permanent housing to women 
which he named Our Lady’s Guild House (OLGH). He created a Massachusetts non-profit corporation and gifted the 
building to it, also loaning $360,000 to be paid off by 1983. He invited Daughters of Mary of the Immaculate Conception 
(DM) to operate the lodging house as a ministry. DM 1s pontifical order founded in 1904 to aid Polish immigrants. DM 





already owned two charitable lodging houses New York City given by the New York Archdiocese. (Saint Agnes Residence 
for Women, gifted in 2013; Saint Joseph’s Immigrant Home, gifted in 1925.) DM was headquartered on a 147-acre 
wooded campus in New Britain, Connecticut and owned 5 buildings there: a Mother House, a convent, an orphanage, a 


hospital, and a school. 


Cardinal Cushing originally headed the board of directors of the Massachusetts corporation that owns Our Lady’s Guild 
House, with DM nuns as other board members, but soon withdrew to leave OLGH entirely under the care of DM nuns. 


Over the years, members of DM’s board of directors have also been on the board of directors of the corporations owning 





all three lodging houses. All three were operated on the same template. DM nuns staffed and lived in the rooming houses, 


cooking breakfast and dinner for communal resident meals and conducting daily masses. 


1947-2006 - A Catholic ministry fades away, charitable housing mission remains. At mid-century, DM had 200 nuns 


who worked in its various enterprises in New Britain, New York and Boston. But by 1980, due to social change and the 


dwindling of the order, the ministry gradually faded away to a spiritual ambiance. As of 1983, breakfast and dinner were 





no longer provided. The buildings welcomed residents of all creeds and were now managed by a paid lay administrator 


and maintenance staff. 


Mother Superior M. Mark Pizzotti was involved with OLGH beginning in 1983. She was president of DM boards 
beginning in 1996. Through the end of her leadership in 2006, rents were low and increased only to cover inflation. Most 


residents were permanent, some lived there for a lifetime, benefiting from a communal, supportive environment. 





In 1993 Mother Mary Mark reiterated OLGH’s charitable mission before the Boston Rent Equity Board (BREB): The 
purpose of the house was, as originally, to provide safe and affordable housing for single women, working women, retired 
women or students, without regard to creed. There was no profit. Small surpluses were used to maintain the building. In 


twenty years she had been to housing court only twice, and only for non-payment or a problem. 


BREB found that: “OLGH is a non-profit organization which has continued to operate the property for charitable 


purposes, providing below-market single room occupancies to persons of predominantly low-to-moderate income.” 


2001-2005 The SROs were financially healthy at low rents. DM began anticipating its end of life and making provi- 
sions for its legacy to continue under the care of non-profits aligned with their mission. IRS 990 financial filings 
from 2001-2005 for the NYC rooming houses show that both charged low rents and were breaking even. One had previ- 
ously incurred a debt to DM which it was able to pay down each year. OLGH never filed the required 990s with the state, 


but its rents were in line with the NYC SROs and operating on the same template, was presumably financial healthy. 


By 2005, DM’s membership had diminished from a high of 200 nuns to about 20. DM’s New Britain property was now 
valued at $35 million. DM focused on renovating the 5 buildings on its New Britain campus, and contracting the charities 
formerly operated by the nuns themselves to outside non-profits as nursing homes, a women’s shelter and a day care 
center. The nuns made plans to convert the emptied Mother House into a luxurious senior assisted-living facility to be 
called Marian Heights. 


2007 - 2010 Sr M. Jennifer Carroll took Sr M. Mark Pizzotti’s place as Mother Superior and President of DM 
Boards and oversaw renovation of Marian Heights. DM had raised 14 million, primarily from HUD, for renovation 


and conversion of the Mother House. Mother Jennifer and a few remaining nuns were to retire to a special wing on one 





floor. M. Jennifer worked closely with Karen Kulak, the commercial real estate developer who was project manager. 
From 2008 through 2010, this ambitious project consumed Mother Jennifer, who spoke of enjoying countless trips to 
Lowe’s Home Improvement to choose windows, carpets and tiles. DM contracted Marian Heights to Elderly Housing 


Management, Inc. 


2010 - 2014 Mother Jennifer gave control of all three SROs to Karen Kulak and real estate broker Marc Roos. 
Eager to disengage, she financed their strategy to gentrify the buildings and market to students. Marc Roos, she said, 
would find “new tenants.” This left her with only the Sancta Maria Nursing Facility, which was disposed of in 2018. 


In 2011, Kulak oversaw top-to-bottom, primarily cosmetic renovations, beginning with exterior repointing of brick. In 





February, 2012 Mother Jennifer met with concerned residents and assured them that rents would not increase. OLGH, 
she said, would “remain true to its mission of helping low-income women.” But on June 27th, residents were told their 
monthly rents were raised $100 per month as of August 1. Meanwhile, Roos began advertising rooms online for $200 


more. Identical strategies simultaneously unfolded in the NYC SROs. 





Under renovations, permanent residents were shuffled between rooms, subjected to noise, dust, fumes and water shut-offs. 





If they wouldn’t cooperate, Mother Jennifer told them, they could leave. When renovations were complete, residents were 





informed of a new residency time limit and given a two year-deadline to leave. Many were in their seventies, eighties 
and nineties (like the nuns themselves) and had lived there for decades, having settled at OLGH as a supportive faith 
community. Permanent residents at St. Joseph’s in NYC were given less than a year’s notice to move out. OLGH women 
were in an uproar at the news, as traumatized elders gathered in hallways, weeping and shaking. One committed suicide 


several weeks later. 


Backed by Mother Jennifer, Roos initiated set of policies designed to eliminate all low-income, older residents and to 





replace them with students at above-market rents. The homepages of all three SROs posted resident age limits, age 50 
in Boston, 40 in NY. The policies all maximized Roos profits through higher rents, new broker fees, high turnovers, and 


redundant management fees, even as on-site administrators managed as previously, and staffing levels were unchanged. 


OLGH and St Joseph’s residents organized and resisted, gaining community, political and legal support. OLGH banned 
resident meetings and flyering and began a campaign of surveillance, intimidation, retaliation, evictions and settlements to 
drive activists out of the building. (A non-DM Catholic sister living at OLGH who criticized Mother Jennifer was served 
with eviction three days later.) Mother Jennifer made statements to residents that made it clear she wanted the permanent 
elders out: “This is more of a business than a ministry... They’ve had a free ride for two long... They can’t just vegetate 


here.” She became increasingly angry with residents for questioning her authority, and by 2013 she cut off communication 





with residents and press, referring all inquiries to Roos. By 2015 all activists had been expelled from the building. 





Remaining permanent residents had gained time through political support, but in 2014 were coerced to sign agreements to 


leave by July 31, 2018 under threat of immediate eviction. 


2014-2016 - 5 AirBnB units were created on the first floor, at the cost of resident amenities. OLGH eliminated a 
study, library and resident visitor rooms --- and spent at least $300,000-- to construct two luxury suites with private 
bathrooms and remodel three singles with an exclusive kitchenette. Roos rented these, including to men, at advertised 
rates of $150/$110, under the administrator’s name as contact. AirBnB guests became a constant presence until 2020, 


when Boston’s AirBnB ordinance came into effect (restricting AirBnB to owner-occupied buildings). 


At St. Joseph’s in NYC, one tenant withheld rent in protest of commercial AirBnB renting while claiming charitable 
exemption from rent control. She observed many transient guests and AirBNB ads with with the administrator as contact, 
and room photos from St. Joseph’s website. Roos instructed the administrator (his former employee in Boston) to give 
false testimony in NY Civil Court. She testified that she placed AirBnB ads personally and kept the money, and that when 
“Marc Roos, in May 2019 confronted her on the Airbnb listing, she denied it and removed the listing.” Screenshots of 
OLGH Boston AirBnB ads confirm AirBnBadvertising under the administrator’s name. 


2018 - By August, 2018, 75 residents had been displaced; 7 women refused to leave and face eviction. They gained 
support from City Life, Fenway CDC, Greater Boston Legal Services (GBLS) and St. Cecelia’s church. Major news 
stories of no-fault evictions erupted. OLGH locked the meeting room, expanded the surveillance system, and harassed 
activists. GBLS Attorney Margaret Turner filed a request for investigation by the Attorney General’s Public Charities 
Department. Fenway CDC gathered hundreds of signatures on a petition; protests were held at Roos Realty and activists 


bussed to New Britain. Mother Jennifer refused to meet, so they protested on the common. 


2019 - Kulak and Roos pushed forward with their agenda. Cosmetic remodeling of bathrooms. Functional, old-fash- 
ioned, colorful porcelain tubs, tiles and light fixtures in all bathrooms were torn out and discarded, to be replaced with 
all-white, cheap molded-plastic tiles and shower stalls, none of which included shower bars or elevated toilets to assist 
elder or disabled residents. Costs totaled $755,000 by December, 2019. Work continued throughout 2020 until Decem- 


ber,when City Inspectional Services stopped work due to asbestos removal without a permit. 





Attorney General’s Office Civil Rights began an investigation. AGO’s Deputy Chief of the Civil Rights Division 





Shafaq Islam and Assistant AG Tara Dunn informed OLGH that based upon evidence of unfair and discriminatory acts, 
violations of Massachusetts Anti-Discrimination Law, Consumer Protection Law and Landlord-Tenant Law, the AGO 


would conduct a full investigation. OLGH signed an agreement to put evictions on hold pending investigation. The Civil 





Rights Division collected extensive testimony from current and former displaced women. In October, a resident gathered 








statistical evidence about the building before and after Roos that was overwhelming evidence of the discriminatory impact 





of Roos policies. The seven resisters aside, women over 50 had been almost entirely eliminated from the building and 


replaced with students, mostly international, attending surrounding private colleges. 


2020 - 2021 AGO Deputy Chief of Civil Rights Shafagq Islam began settlement negotiations with OLGH. Govern- 
mental agencies found probable cause for discrimination in 3 individual cases. AGO Public Charities ordered 
OLGH to comply with non-profit filing requirements. OLGH retaliated against activist tenants, surveilling, filing a 


frivolous lawsuit seeking an injunction, vandalism, and police calls. Mass. Commission Against Discrimination found 





probable cause for intentional discrimination by direct evidence and disparate impact policies, and that short-term rentals 


were a pretext for discrimination. 


In March, 2020 the COVID19 pandemic began. Colleges shut down campuses and transient students exited the building. 


Due to renting almost exclusively to students, OLGH became largely vacant, as reported by resisting permanent residents 





who remained--yet another expense to OLGH of Roos policies. Undeterred by 5 lawsuits, Roos now continues discrimi- 
natory policies and steering to students. Roos posts advertisements on 6 local private college housing resource sites, while 


not listing on Craig’s list rooms/shares where low-income single women will seek housing. 





When AGO Public Charities requested OLGH to correct its failure to file non-profit financial reports, its IRS 990s 2015 
- 2019 listed a changed, discriminatory and non-charitable purpose: “To provide safe lodging for college and young 
women.” OLGH was also required to submit Audited Financial Statements for 2019. OLGH failed the audit, with 


auditors stating: “A substantial number of OLGH invoices, as well as timecards and personnel files were unable to be 





located during the audit. As a result, we were unable to corroborate evidence in support of the financial statements.” The 


2019 financial statements were discrepant from the 990s previously filed with the IRS. 


February 28, 2021 - Mother Jennifer died. The order is apparently has 5 or fewer surviving nuns. 


ABANDONMENT OF MISSION AND CONFLICT OF INTEREST 


All legal and illegal actions and policies served only the private enrichment of Marc Roos, through broker fees and 
management fees, which are based on rents and turnover. The policies aimed to maximize rents above market levels, rid 


the building of low-to-moderate income, elder and permanent Boston residents, and replace them with a high-turnover 





population of affluent, transient students. Roos invests nothing and risks nothing. All costs are born by either residents and 
OLGH. Karen Kulak personally benefits also. 


Why students? 

e¢ Students will pay above-market rents for “dorm-style” living that is, for all others, housing of the last resort 
¢ High turnover for broker fees; most students move out into apartment shares within a year or less 

¢ High turnover allows constant rent incrteases to what market will bear 


¢ Transient residents will not organize or question rent increases or rights violations 


POLICIES Initiated 2011-2014 with all three rooming houses on the same Roos template: 


1. Renovations and furnishings to rebrand buildings to market to students. OLGH bore the 


entire cost of financing the renovations; residents soon to be expelled bore the disruption and inconvenience (moved from 





floor to floor, suffered noise, dust, fumes). Rents were raised to market upon completion of renovations, and permanent 


residents were given deadlines to move out. Fees paid to Roos and Kulak related to renovations are unknown. 


2. Establishment of fixed term leases, replacing former tenancy-at-will agreements. Leases 
were precondition for new broker and renewal fees to Roos, and for removal of permanent residents by no-fault evictions. 
From 1946 through 2012 OLGH offered tenancy at will. Roos changed the maximum lease length from two years to one 


year recently, yielding him additional renewal broker fees of $150. 





3. Establishment of broker fees. Direct income to Roos. Residents pay broker fees on all leases, even for terms 
as short as two months. Note that Roos has no actual physical presence in NYC, yet all residents at the two buildings in 
NYC must pay a “rental fee” of one month’s rent that presumably travels to Roos in Boston. Roos’s NY license lists his 


Boston address. Broker fees also create a new entry barrier against low-income applicants. 


4. Establishment of management fees to both Roos and Kulak. Roos created MRR Management, 
LLC specifically to reap management fees from DM’s 3 SROs. He registered MRR Management, LLC, with the City of 
Boston as “doing business as” (“dba’’) “Our Lady’s Guild House,” as well as “dba” the two NY City SRO’s: “St Agnes 
Residence,” and “St Joseph Immigrant Home,” conducting the business of all three charities from his Boston office. This 


additional layer of outside/out-of-state management is inconsistent with the charities’ histories. All three properties have 





have operated with on-site building adminstrators supported by maintenance staff for decades. OLGH already had an 
administrator and maintenance man. The existing on-site staff levels remained the same when Roos took over. Roos just 
imposed an additional layer of management, imposing and collecting additional fees from his office in Boston. Karen 
Kulak is located in Connecticut, and currently has an annual contract of $48,000. OLGH corporate by-laws specify 


complete management by the building administrator. 


5. Establishment of security deposits. A barrier to low-income residents, who must pay 4 months’ rent plus a 


$150 application fee, whereas before they needed only first and last month’s rent. A security deposit is unnecessary, when 





resident’s personal space is simply a small room that is inspected monthly, not a full-scale apartment that is private from 
the landlord. Security deposits burdened OLGH with maintaining highly-regulated escrow accounts and paying annual 


interest to residents. 


6. Establishment of 2-year residency limit. False claims that the policy is not new. From 1946 
through 2012, OLGH offered permanent housing. This policy guarantees Roos minimum broker fees on half the total 


rooms annually. The rooms actually turnover much faster than two years, because most students stay a year or less, often 





renting for a single semester. As important, this policy was the mechanism for putting all the original residents on notice to 
leave or face no-fault eviction. This policy put permanent residents into crisis; 81 older women, many retired, were forced 
out of the building who had lived there for one, two, even three decades. Mass displacement also took place in NY. This 


ongoing policy has been found by Mass. Commission Against Discrimination to be a pretext for discrimination. 


The policy violates OLGH mission to provide permanent housing. Roos and DM knowingly made (obviously) false 
statements to residents, investigators, and press that OLGH had never provided permanent housing, and its original 
mission was short-term or “transitional” housing. Founder Cardinal Cushing clearly stated a purpose of providing 
permanent housing to Boston women, as well as temporary housing to visiting women. In 1993 Mother Pizzotti stated to 
the Boston Rent Equity Board that the mission was “to provide safe and affordable housing” to single, working, retired 


women or students” without regard to creed. But OLGH’s 2015-2019 Form 990s states the mission, “To provide safe 


housing for college and young women.” OLGH even created a fake “old” mission statement, and accused tenants in their 


eighties who had lived there for three decades of abusing OLGH’s hospitality. 


7. Discriminatory explicit, advertised resident age limit of 50 years. All three SROs used the 
same website template and announced on the home page that only women from 18 to 50 years old could apply for rooms. 


Evidence was found that the age limit had been set as low as 40 years, prior to the screenshot captures of the website 





discrimination in August, 2018. Huge legal costs resulting from these self-serving illegal acts are expensed to OLGH. 


8. Discriminatory explicit, advertised source of income and age restrictions to student or 
working women: requirement of proof of student enrollment or employment. 


9. Discriminatory steering to students. Roos advertises OLGH on all the local private college student 
housing resource pages. On Craig’s List, Roos fails to list rooms under “rooms/shares” where low-income, single women 
seek housing in their price range. Instead the rooms are listed under “apartments”. The ads use terminology to steer to 
students (i.e. “dorm-style’’) and never describe the building as a rooming house. The OLGH website contact page has an 
image of a woman’s thigh in ripped jeans and youth fashion, with youthful hand holding an iphone, and the website boasts 


of OLGH’s proximity to local private colleges. 


10. Pursuit of no-fault evictions. From 1946 through 2011, OLGH had never pursued a no-fault eviction. At the 
Rent Equity Board hearing in 1993, Mother Pizzotti stated that in her twenty year involvement with OLGH, she had gone 





to housing court only twice, for non-payment or a problem. Huge legal costs are expensed to the SROs in service of Roos 


profits. Pursuit of no-fault evictions 1s suspended under an agreement with the Attorney General Civil Rights Department 





investigators while settlement negotiations are pending. 


11. Violations of landlord-tenant law. Installation of pervasive resident surveillance 
system within living areas on floors 2 -6. OLGH has faced two waves of tenant organizing, initially when 
policies were announced and rents were jacked up in 2012 - 2014, and again beginning in summer of 2018 through 
present, July, 2018 being the final deadline for permanent tenants to be eliminated. In both cases, OLGH responded by 
banning meetings and flyering within the building, surveillance of tenant organizing, evictions and intimidation of tenant 
organizers, injunctions, police calls, vandalism of property, etc. Surveillance systems in exclusively residential upper 
floors are used to monitor, intimidate and harass activists. These tactics succeeded in driving out all 2012 activists by 
2015. Currently 6 activists have remained in the face of these illegal practices. OLGH bears the cost of new surveillance 


systems along with legal costs including paid out settlements 1n the service of profits to Roos. 


12. AirBnB rentals, including rentals to men. AirBnB construction is misuse of funds. In 
2014, Karen Kulak and Roos oversaw the construction of two AirBnB suites, and renovation of 3 singles on the ground 


floor for AirBnB rentals, listed on AirBnB for $150 and $110 per night. Areas that previously were common areas for 





residents, including a library and a study, were eliminated. AirBnB guests were frequent until Boston outlawed AirBnB in 
investment buildings, beginning January, 2020. Roos commission amount on AirBnB rentals is unknown. Fees to Karen 
Kulak for construction project management are unknown. Given Roos’ involvement with AirBnB at Our Lady’s Guild 
House, it seems apparent that renting of AirBnB rooms in the NY SROs was also intentional. Yet an employee of Roos’ 


apparently lied in NY Civil Court about Roos’s policy of renting AirBnB rooms to avoid rent control. 


IMPACTS OF COMBINED 2012 NEW POLICIES 
AGE: Before and After 


BEFORE 2012 (2009-2010 averaged) AFTER 2012 (October, 2019) 

Total rooms 130 137 Total rooms available 

Less: turnovers -9 -10 Normal vacancies (per Craigslist) 
-8 Evictees (effective vacancies) 

NET ROOMS 122 119 NET ROOMS 


Number Number Percent 
Percent Change in Change in 
(averaged (sample (sample 
(averaged) hare rae number percent 
2009-10) projection) | projection) 


-8.3% 





2009-10 source: Clty of Boston Annual Census Random sample size: 67 (56% of net rooms) 
2019 source: on-site survey by Lydia Eccles Margin of error: +/- 8% 95% confidence 


LEASING PRACTICES [Civil rights investigation began January, 2018) 


SUBTOTAL 
ti 
TOTAL = rs years years YEARS years years years years a rs 
2019 
2k 
a 


—$_— 
LEASES} 100.0% 80.0% 20.0% 100.0% 


2016 3 2 0 1 3 
LEASES} 100.0% 66.7% 0.0% 33.3% 100.0% 


2015 
LEASES| 100.0%} 100.0% 100.0% 


TOTAL 
ALL LEASES 64.8% 20.4% 9.3% 94.4% 3.7% 1.9% 


Random sample size 54 of 119 rooms In 2019, the woman over 80 was restricted to one year while enrolled in a one- 
year writing program, and could not remain for a second year as retired. 





IMPACTS OF COMBINED 2012 NEW POLICIES 


OCCUPATIONS: Before and After (see also, list of displaced women) 


OCCUPATION BEFORE: 2009-2010 AFTER: 10/31/2019 CHANGE 


Number Number Percent 
Percent Change in Change in 
(averaged (sample (sample 
(averaged) Ae ian number percent 
2009-10) projection) | projection) 





PERMANENT BOSTON RESIDENCY: Before and After 
BEFORE: More than 80 women were permanent residents of OLGH and Boston. 


AFTER: No women are permanent occupants of OLGH; most are international students 
(7 resident activists are without leases and/or in eviction process) 


62.7% 
USA out of state 27.5% 


SUBTOTAL, NOT MASSACHUSETTS CITIZEN OR IMMIGRANT 90.2% 
LONG-TERM RESIDENTS (almost entirely students) Si 





Note: International are students from abroad, not local immigrants. 
Random sample size 51 of 119 rooms 


2009-10 source: Clty of Boston Annual Census Random sample size: 67 (56% of net rooms) 
2019 source: on-site survey by Lydia Eccles Margin of error: +/- 8% 95% confidence 


IMPACTS OF COMBINED 2012 NEW POLICIES 


Women forced out of their homes 


81 Women who resided at OLGH by 2012 lived there 4-plus years-- long-term tenants displaced by residency time limit. 


44 of these 81 had as lived at OLGH as of 2008, and za had been there for 1, 2 or even 3 decades. 


PINK: 5 women who testified on behalf of OLGH at the Boston Rent Equity Board hearing, that the OLGH charitable 
mission was to provide below-market, permanent housing were forced out in 2012-2013 under the new 2-year residency 
time limit. They had lived there since 1993 at the latest -- at least 2 decades. One was a non-DM Catholic sister. 


DISPLACED WOMEN BY AGE: (calcuated as of 12/31/2018, but may have left building 2012-2017) 


AGE BRACKET | AGE % of TOTAL 
80 years and over 7 








TOTAL WITH KNOWN AGES 


Ages unknown 







TOTAL WOMEN DISPLACED 
MEDIAN AGE 






Information from Boston Census, except where noted. 


AGE IN 
DATE OF YEARS ON 
ROOM # BIRTH 12/31/18 |OCCUPATION 


| 1. |Agabian, Susan V 03/25/61 | 57.8 |Technologist, previously RA 
Andrews, Elizabeth 11/21/58 Library specialist 


COUNT 











| 5 |Baker,Mary =| 409 03/03/49 | 69.9 [House keeper 

| 6 |Beall, Andrea § ~—«| ~=—-610-—s' |_—s«06/18/40 | 78.6 | Retired, previously administrative assistant 
Retired, previously teacher 

| 8 |Brasor, lia | 326 (| 05/06/84 _| 34.7 _|Payroll, previously SEO tech, 

| 9 [Broderick Mary | 36 | 12/26/53 | 65.1 _ [Sales clerk 

Retired 

Nanny 

Usher 


15 [Cabrera Mariana | 609_— | 04/29/62 | 56.7 __|Receptionist 
| 16 |Caldwell, Susan 05/12/42 | 76.7 |Stock person 










IMPACTS OF COMBINED 2012 NEW POLICIES 
Women forced out of their homes 


AGE IN 
DATE OF YEARS ON 
ROOM # BIRTH 12/31/18 |OCCUPATION 





Chacon, Cinthia | 412 =| 08/15/78 | 40.4 | Legal asst 
Clark, C Leigh 406 | 1/10/56 | 63.0 lartist 
Clark, Marion | 207, J 

Nanny 
Coutinho, Maria | 418 | 03/02/53 | 65.9 _ [Housekeeper 


Secretary 

Nurse 

Nurse 

Disabled, previously secretary 


Elias, Maria Luisa 04/23/53 Housewife 
Fitzpatrick, Anne M 07/27/50 Retired 


31 _|Fulla, Marta Nanny and radio station 
12/05/62 | 56.1 |? 
| 33 |Glallonardo, Adeline M 11/06/17 101.2 Retired 


Registered nurse 
Legal secretary 
Sales shop 

? (retired?) 
Clergy 


| 41 |Joo,soyoon | 342 | 06/07/78 | 40.6 _ [Hotel Front Desk 
Retired 
Housecleaner 
44 |tally,MaryT | 408 | a/as/31_| 87.2 __ [Retired 

Student 

46 |tandry,Donna | 204 | 02/02/55 | 64.0? 

Therapist 

| 48 |tochet, Rebecca | 421 | 08/16/68 | 50.4 __ [Hostess 

49 |Louie,Priscilam | 612 | 0/15/69 | 50.0 [Admin asst 
Unknown 
General cleaner 
Research 


Crain, Linda R 07/20/47 | 71.5 [Psychology 


17 
18 
19 
20 
21 
22 
23 
24 
25 


























IMPACTS OF COMBINED 2012 NEW POLICIES 
Women forced out of their homes 


AGE IN 
DATE OF YEARS ON 
ROOM # BIRTH 12/31/18 |OCCUPATION 


O 

Mondragon, Jeaneth 08/05/67 Maid 
Neves, Sandra Maria 11/09/82 Cashier 
Nolasco, Maria (Lupita) 01/11/74 Cashier 


| 60 Patterson, Doris | 503 | 05/09/38 | 80.7 __ Receptionist 
Paz, Hildegarde Doctor 

| 62 |Piffat, Kathryn 12/28/63 | 55.0 [Attorney 
ee ee 

| 64 [Previato,Emma 11/29/52_| 66.1 _ [Professor 
12/09/57 _| 61.1 [Nanny 
| 





OUNT 
















| 2? i? 
68 |Ruiz, Sarina 
| 02/17/54 | 64.9 _|Receptionist 
Retired 
Sklodowski, lvona Maria | 604 | 05/29/52 | 666 Business manager 
Retired, previously teacher 
Retired, previously manager 
74 Retired, previously customer Service 
Retired 
Maid 
Retired 
Customer service 
Attorney, previously public info 
| 80 |Yordbngteay, Orathai_ | _441_|o9/12/72_| 46.3? 
Maid 


ea 


Sum of known ages 4,806.2 

Divided by: number of ages known (81 - 5) 76.0 
Average age of displaced women 63 
Median age of displaced women 66 
NOTES: 


Marilyn Andrey was given 3 month extensions while on elderly housing wait list. 
Robert Frates got shingles and was hospitalized at Christmas, 2019 and never returned. 
Lydia Eccles and Kerry Lamare arrived after 2015, but were inidividually harmed (see affidavits) 


MASS COMMISSION AGAINST DISCRIMINATION FINDING - EXCERPTS 


Date: September 15, 2020 HUD Federal Charge Number: 01-19-0965-8 
Probable cause for discrimination has been found 1n 5 complaints so far. 





1. As stated above, Complainant is a member of the protected classes based on her 

age (56 years al the time of filing) and disabilities ¢ 
. Respondents claim that they had no knowledge of 

her disability, but have not disputed it. Complainant has offered affidavits and 
supporting evidence indicating that Complainant walked with a cane and was 
observed by management doing so. 

2. Complainants was qualified to continue as a tenant in accordance with the terms 
Respondents offered to all tenants, but for the four-year time limit that 
Respondents have imposed on her tenancy in 2014. 


3. Respondents subjected Complainant to an adverse action when they sent her a 
notice to quit on or about September of 2017, a summary process notice on 
November 30, 2017, and generally refused to renew her lease between 2017 
and 2018 based on her exceeding the time limit Respondents imposed. 

4. The evidentiary record shows that Respondents initiated actions both against 
tenants under and over the age of 50 for overstaying occupancy time limits 
imposed by them. However, Respondents’ practices, including advertising and 
statements by Respondents’ management, indicate an intent to use these rules to 
limit the number of disabled tenants and tenants over the age of 50 and had a 


discriminatory impact on Complainant based on her protected classes (age (56 
years) and disability a ) By 


limiting the years of occupancy and discouraging disabled individuals and 
individuals over the age of 50 from even applying for rentals, Respondents 
created a situation where there would be fewer older and disabled tenants. 


Respondents assert a nondiscriminatory reason for their practice, claiming that their 
mission is to offer affordable short-term housing to single women and that rental time 
limits are their method of effectuating this purpose. However, Complainant has argued that 
Respondents’ reason is pretext and Respondents are seeking younger non-disabled tenants. 


Complainant has offered evidence that time limits were not enforced prior to the current 
management company coming into the building. Complainant has also provided evidence 
(o indicate that Respondents’ strict enforcement of time limits led to a significant reduction 
in the number of elderly tenants. Documentation by Complainant using Boston Census 
Data from the 2009-2010 city census and data from a survey conducted by one of the 
tenants from October 25-28, 2019, shows that the number of 18 to 29 year old tenants 
increased from 16 to 85 between 2009 and 2019, an increase of 86.3%, while the 
population of tenants over age 50 declined from 46 to 8. All eight of these older tenants 
were facing eviction at the time of survey. While the demographics provided do not show 
the disability status of the tenants, they show tha! the retired and unemployed non-student 
population would decline from fifteen to zero if the eight tenants facing eviction (al the 
time this complaint was filed) are removed. This would mean that only disabled 
individuals who unlike Complainant are able to function as employees or students would 
live in the building. While the survey data for the entire building was extrapolated from 
only 56% of the residents, Respondents own data has shown similar trends. Respondents 
have represented that there were 15 tenants over the age of 50 as of January 2020, a 
significant decline from the 2009-2010 Boston census data. The Commission asked 
Respondents to provide comparative data from past years but Respondents have not done 
SO. 


Complainant has articulated a prime facie case for discrimination and provided sufficient 
evidence to indicate Respondents’ enforcement of short-term rentals are a pretext for 
discrimination. Therefore, probable cause should issue. 


IMPACTS OF COMBINED 2012 NEW POLICIES 


MARK ROOS BROKER AND MANAGEMENT FEES 


BEFORE: Entry cost to resident was first and last months rent only. Full-time on-site adminstrator directly 
rented to residents as tenancy-at-will. OLGH was not burdened with maintaining escrow account and complying 
with legal requirements to pay annual interest. Adminstrator and full-time maintenance man managed the property 
(as set forth in corporate by-laws). 





AFTER: Entry cost to resident is 4 months rent plus $50 application fee. Broker fees, renewal fees, application 
fees, security deposit, credit check, CORI check, requirement to show student enrollment or pay stubs. Minimum 
lease two months, maximum lease one year, 2-year residency limit, obligation to show proof of enrollment in 
school or employment pay stubs. Roos is paid redundant management fees even with administrator and mainte- 
nance man. Noting that Roos collects broker and management fees in NYC with no actual presence there. 








It is unknown whether Roos 1s also collecting surcharges on building direct costs such as payroll and service 
contracts, or whether he is paid fees associated with continuing cosmetic remodelling. 


Our Lady's 
Guild 
House 


St Agnes 
Residence 


St Joseph's 
Immigrant 
Home (NYC) 


TOTAL 3 
SROs 


Turnover 
Turnover 
Turnover 


Number of rooms 

Average room rental cost 

1 year stay (67% x 137 rooms x $881) 67% 81,288] 50% 

2 year stay (33% x 137 rooms x $881/2 years) 33% 19,938] 50% 
TOTAL BROKER FEES AT LEASING 

Renewal fees (lease term recently limited to 1 year, iincreasing renewal fees) 


2 year stay (33% x 137 x 150/2 years) 33% 3,391] 50% 4,050] 50% 


TOTAL ANNUAL BROKER FEES 104,617 93,150 57,000 254,767 
TOTAL ANNUAL MANAGEMENT FEES 60,000 108,000 88,000 256,000 


Annual security deposits collected es ee ee 
ANNUAL INCREASED ENTRY COSTTO APPLICANTS| —-209,233 186,300 114,000/ 509,533 


NOTE This is conservative estimate. Rooms often turn over twice in a single year; stays are often for a single semester. 


Full brokers fee is charged for even minimum lease of two months. 


Prior to Roos, full-time on-site administrators directly rented rooms and residents payed first and last month rent only. 





Roos has no broker or management office presence in NYC. 


OLGH turnover rates from October 2019 survey: 37 of 55 rooms had turned over within past year (67%) 
NYC lower turnover rate at conservative estimate. 


2009-10 source: Clty of Boston Annual Census Random sample size: 67 (56% of net rooms) 
2019 source: on-site survey by Lydia Eccles Margin of error: +/- 8% 95% confidence 


BEFORE 


AFTER 





IMPACTS OF COMBINED 2012 NEW POLICIES 


EXCESS OF RENT INCREASES OVER INFLATION RATES 
BEFORE and AFTER Mother Jennifer and Roos take control 





Deviance 
Shared bathrooms and kitchens, room visitors, alcohol and smoking not allowed. From inflation 
SIZE in SF adjusted rents 
& > c Cc 
Fle § z|>2o = a 8685 
Slo = zOl/ES S| GS] &§ISB ZR 6 
z=|°o = DE tz o an 2siaec 2 = 
eh ay. ee zc S528 OC © Col © 2 = <4 
~ ~ Zz _ — 4 ] I 
5|5 6 <o\/2aa/ SE} SEIRS GE a 
=| = | Og E o |FE oe 
— a Y) — 
06/01/93 00 are excluded Rents quite varied but in this range (mininjPizzotti 
06/01/96 350|BASE YEA] FOR INFLATION CALC. 0.00% Pizzotti 


2.30% 306 358 -6 -8| Pizzotti 
3.90% 312 362 -/ -7|Pizzotti 
6.20% 319 372 -9  -12)Pizzotti 
9.80% 329 384, -14 -19)Pizzotti 
12.80% 338 395; -13 = -20)Pizzotti 
14.70% 334 401 6 -11)Pizzotti 
17.30% 352 410 -2. -10]Pizzotti 
20.40% 361 421 -1 = -11}Pizzotti 
06/01/05 24.50% 373 435 -8  -20{Pizzotti 
06/01/06 28.50% 385 450 O -15)Pizzotti 


MOTHER PIZOTTI - RENT INCREASES SLIGHTLY LESS THAN INFLATION 0 -15 a 


06/01/07 440\Karen Kulak involvemen 
06/01/08 460\CT construction period 


06/01/97 
06/01/98 
06/01/99 
06/01/00 
06/01/01 
06/01/02 
06/01/03 
06/01/04 








06/01/09 480\CT construction period 

06/01/10 525/CT construction period 

06/01/11 

RENTS LEAP TO ABOVE MARKET RATES Marc Roos involvement (possibly earlier) 


06/01/12] 600} 650/existing residents 2.90%| 46.30% 439 512} 161 £138 |Jennifer 
06/01/12] 725| 820|advertised rates for new tenants 439 512} 286 308)Jennifer 





06/01/13| 745 broker fees, security deposits now required. 

06/01/14] 765 long term tenants given deadline to leave. 

06/01/15| 765} 842\activists evicted immediately. 453 528} 312 314)Jennifer 
06/01/16 

06/01/17 Jennifer 


oe/ouia| e13| sislaverogesmelferge | | 0.006] seo] sso] 389355 
06/01/18] 813} 915]/Average small/large 60.00% 480 560} 333 355)Jennifer 
os/ouis| #36] soslavergedsmaliere | | s2a0e| aa] s70| 19 a5 
06/01/19] 838] 925]Averaged small/large 62.90% 489 570} 349 355)Jennifer 


MOTHER JENNIFER - RENT INCREASES IN EXCESS OF INFLATION — 


IMPACTS OF COMBINED 2012 NEW POLICIES 


EXCESS OF RENT INCREASES OVER INFLATION RATES 
BEFORE and AFTER Mother Jennifer and Roos take control 


INCREASES DURING MOTHER JENNIFER'S DIRECTION COMPARED TO INFLATION 
AND BOSTON RENTAL MARKET INCREASES: 


— VU 

O jel) 

Y) mul 
2008 OLGH monthly rents / 420] = 460 
2018 OLGH monthly rents 


Increase in monthly rents, 2008 through 2018 


OLGH rent percent increase 2008 through 2018 86.90%| 93.48% 
Cumulative inflation 2008 to 2018 16.60%| 16.60% 
Boston rental at market increases 2008 to 2018 40.00%| 40.00% 
Rent amounts from Fenway CDC meeting notes and other historical documents 


Our Ladys Guild House 


A Short-Term Residence for Students and Working Women 








Our Lady's Guild House is a short-term residence for woman We are a ministry of the Daughters of Ma 
between the ages of 18 and 50 years old who work in the Immaculate Conception and we are oper 
Boston area and/or attend school or internship programs. faiths and national origins. With approxirr 


who now reside at Our Lady's Guild Hous 
Being in the heart of Kenmore Square, OLGH can be easily - 
represent all countries, cultures and relic 

reached by bus, subway or taxi, from railroad stations, airline _ 
offers a wonderful and safe living space f 
terminals and other points. There are several churches, | 
. al | | period. In the heart of Boston, our resider 
shopping facilities, educational and recreational centers 


as well as the chance to experience and: 
nearby. 


and bustling streets of this city. 





OUR LADY'S GUILD HOUSE, INC. 


BYLAWS OF THE CORPORATION 


Blessed Mother who was the greatest example of CHARITY, 


HOSPITALITY AND CARING. This was so evident in her life but 





especially in the two events of THE VISITATION and THE 





WEDDING FEAST OF CANA. May we in our service to the women 





in this RESIDENCE follow in her footsteps, living our MISSION AS 


DAUGHTERS OF MARY :TO BRING THE LOVING AND 





HEALING PRESENCE OF CHRIST INTO THE WORLD WITH 





THE GENTLE COURAGE AND FAITHEULL COMMITMENT OF 





THE BLESSED VIRGIN MARY. 





OLGH By-Laws Anti-Discrimintion policy also states intention to refrain from evicting 
residents, even for non-payment of rent, and to offer financial assistance instead. 
OLGH has instead refused even to cooperate with rent subsidy programs. 


9.2. Non-Diserimination Policy. This Corporation will not unlawfully discriminate 
against any employee. resident, or any other person whomsoever because of race, creed, color, 
age or national origin. The Board of Directors will endeavor to ensure that all emplovees are hired 
and employed without regard to their race, creed, color, age or national origin, and that all 
appropriate applications for admission to the Facility are admitted and that residents are treated 
during their residency at the Facility without regard to their race, creed, color, age or national 
origin. In accordance with its charitable nature, the Corporation intends that the Facility operated 
by the Corporation will be operated in a manner that addresses the needs of residents with respect 
to housing, health care and financial security to the extent practicable. Accordingly, the 
Corporation shall endeavor to permit residents of the Facility who deplete their financial resources 
or otherwise become unable to pay the Facility’s fees due to unforseen circumstances beyond their 
control to remain at the Facility to the extent that the Corporation is able to do so consistent with 
its financial resources and obligations, as determined by the Board of Directors of the Corporation 
from time to time. 


IMPACTS OF COMBINED 2012 NEW POLICIES 
Compare 3 SROs Revenue and Expense, 2001 - 2005 to 2018 





BEFORE: In 2001 as base year, rents and expenses are low, and rents cover expenses. St. Agnes also pays 69,760 on a 
pre-existing loan from DM. OLGH base year is interpolated from NY SROx based on number of rooms and actual rents 
in 2001. (OLGH has filed only 2015 - 2019 with MA AG, and only filed these upon request by the AG’s office.) 


Numberofrooms [ 737 ] | 7 7 7 |] © | 


Form 990 Inflation Deviation Inflation | Deviation Inflation 
(not filed adjusted from Form 990 adjusted from Form 990 | adjusted Deviation 
hae 2014) amount inflation amount inflation amount 





2001 Base year _ Base 2001 Base year _ OLGH BASE AMOUNTS INTERPOLATED FROM NYC SROs 


Ave monthly revenue 
per room — —— wi 1993 310 245 


REVENUE RENTS | 525,450|hearing figures) | 394,465] | | 234,900] | 

INVESTMENTREV | 1,000|0LGH 990s notfiled | __2.403| | | 850] | 
TOTALREVENUE [soos] | | 38668] of 0] 2aazreol | 
SALARIES | 59,6001 | | ta} | tooo} | 
OTHEREXPENSES| 2464001 | | tava] | | t9.723} | 
EXPENSE | 406.0001 | | 38,656] ff tzazs} | 
NET | tzoaso} | 82tz} fe za7} | 
Roo | got Tt} P30} 
SALARIES, tax,ben| 190,000 | | 148,440] | | tzgeto} | 
MANAGEMENT | tT 
because 
ACCOUNTING | 250 | | 5,100) for bothYCSROs)| oo} | 
occupancy |_ 750001 | |e} | | wet} | 
DEPRECIATION =| tT oop} 
supTotaL | 307,50] | 2.726] of ozeso} | 
EXPENSES | 9.so] | | 95,930] tea} | 
TOTALEXPENSES | 4060001 | | 338,656] | | tgazs} | 
BALANCE SHEET | {TE 
cash | 50,0001 | rt} | tsze37} | 
LAND t574aoo] | | oof’ S| 
BUILDING | 3 taoeoo) | | 5000) | 
IMPROVEMENTS |} TE ttre 
TOTALBUILDING | 47750001 | | i eeta} | 
Equipment tT aes 
ASSETS | a7i5oo) | taza} 
Meiauname pasigagh op a 
NETBUILDING | 4715000) | of t964oof | 


LOAN FROM DM —— ,000}(paid down from 
490,760 in 2000) 


IMPACTS OF COMBINED 2012 NEW POLICIES 
Compare 3 SROs Revenue and Expense, 2001- 2005 to 2018 


BEFORE: From 2001 - 2005, the 2 NY SROs continue to charge low rents and cover operating expenses, and 
St. Agnes repays DM another $162,072. Compared to base year, both revenues and expenses do not vary little from base 
year adjusted for inflation. 


___ eel ee — 


Form 990 Inflation Deviation Inflation | Deviation Inflation 
(not filed adjusted from Form 990 adjusted from Form 990 | adjusted Deviation 


amount inflation amount 





thru 2014) amount inflation 





2005 (cumulative inflation 2001-2005 = 13.9%) | | CUM INFL 13.9% 


Ave monthly revenue 
per room 


REVENUERENTS || [seo se] —aa0.00] —2nceo| 257.97] 267s 024 


INVesTMENTREV | | | |r] 2.113] 3,415] 11.219] -7,804 
TOTALREVENUE | | || 469,080] 452,033] _ 17,947] 240,752] _278,770| _-38,018 
saaries | 223,684] 140,300] 83,984] 124,132] 123.8091 323 
OTHEREXPENSES| | | 223,310] 245,420] -22,119 117.516] 124,974] -7.458 
Expense | | | 446,004] 385,729] 61,265] 241,648] 248,784] -7,136 
NeTINCoME | | | 22,986] 66,303] 43,317] -896 29,986] -30,882 
SALARIES, tax,ben| | || 275,651] 168,731] 106,920] 139,345] 146,725| _-7,380, 
MANAGEMENT | | | 
lech tT 5] 5] ft 
accounTinG | | | 5400] 5,809] -4oof_ of 
occupancy | | 108,702] 101,925] 6,777] 75,351] 75,336] 15 
DEPRECIATION, {| | | 7.699], 768] -1,069 
susroTaL =| 393,448] 276,465] 116,983] 222,395] 230,820 -8.434 
expenses | | | 53,546] 109,264] 55,718] 19,253] 17,955] 1,208 
TOTALEXPENSES | | | | 446,004] 385,729] 61,265] 241,648] 248,784] -7,136 


BaLANOE sHesT } _{_{_rott anes 24ange_-__ 2008 CHANGE 
cash 5744] -27,807] | 222,402] 68,765 
bande 60,000 
puns | | SCT SSC SSC Si ~—«*d a0] 
IMPROVEMENTS | of | Eto ta] 
roracsuioing, | | | 26614] 
nn es 
a | 0 

a = 

i ——s 

Eo i! 



















assets | ET 
DEPRECIATION | | | | 
NerBuoING =| | | 


—— 
— 
a 
— 
—— 
es! 
—— 
—— 
—— 
LoaNFRoMOM | | | | 268,028] -152,072 o —— 


IMPACTS OF COMBINED 2012 NEW POLICIES 


AFTER: In 2018, all 3 SROs have rents more than double the inflation adjusted base year rent. Operating expenses 
have ballooned to more than double inflation-adjusted amounts. 


SSS =o. 


Form 990 Inflation Deviation Inflation Deviation Inflation 
(not filed adjusted from Form 990 adjusted from Form 990 | adjusted Deviation 
thru 2014) amount inflation 


amount inflation amount 








2018 (cumulative inflation 2001-2018 = 41.9%) PET CUM INF 41.9% 


Ave monthly revenue 
per room 847 454 393 916 1719 440 339 













(undisclosed on 





a dUdmllU PU 
OLGH 990) 60,000 60,000 108,000 108,000 88,000 88,000 
LecaL | 16,856] of 16,856] 36,690] of 36,690] 4.120] 4.120 
ACCOUNTING | 64,446] 3,548] 60,899] 8,074] 7.237| __837|_— 7.350] 7,350 


| ) 





364,593 191,565 


BALANCE SHEET | ——_—|2001 - 2018 CHANGE 2001-2018 CHANGE} —_|2001-2018 CHANGE 
CASH 495,818] 345,818 390,510] 333,046 187,430| 33,793 









LAND | 4874400] of | | 60,000] 0 
BUILDING | 3,140,600] of, 4,920,000] 4,920,000 | 475,000] 
IMPROVEMENTS | 5,048,363] 5,048,353] |_-286,265| 286,265 
oi 
| — 
= 


EQUIPMENT | oo] 
NETBUILDING | 7,374,848| 2,659,848] 


LOAN FROM DM 
(OLGH paid down 
$327,279 in 2018) 3,383,907! 3,383,907 244,276 -24,652 


DIFF LOAN and 
CAPITALIZATION -1,664,446 


oS sg 
— —— 
— 
| , — ny 
5,048,353 | 5,206,265] 5,206,265] | 1,440,526] 713,912] 
| 80,366] 80,356] | 50,336] 32,608] 

| 5,286,621] 5,286,621] | 1,490,862] 746,520] 

|| 749,393 201451] 
|| 741.469] 545,069] 


1,200,209] 1,200,209 





IMPACTS OF COMBINED 2012 NEW POLICIES 
BEFORE AND AFTER: Legal fees and depreciation charged to operating expense 


Number of rooms 137 
OGLH St Agnes St Joseph's 
Form 990 Form 990 Form 990 


BEFORE: LEGAL FEES 


2014 15,243 63,758 


2017 7,071 28,442 11,425 


2018 16,856 36,990 4,120 


2019 82,084 990 not uploaded 990 not uploaded 


TOTALS 141,565 112,578 162,792 


BEFORE: NON-CASH DEPRECIATION EXPENSE ON IMPROVEMENTS 
2001 - 2005 totals ae no 990s filed 0 38,490 
yearly average 2001 - 2005 0 7,698 
AFTER: NON-CASH DEPRECIATION EXPENSE ON IMPROVEMENTS- 5 most recent years filed 
2014 no 990 filed 5,128 11,861 
2015 182,523 7,869 15,067 
2016 158,672 24,915 17,199 
2017 318,344 14,183 25,221 
2018 228,285 18,228 38,390 
2019 325,492 990 not uploaded 990 not 


9-YEAR TOTALS 


1,213,316 70,323 107,738 
(most recent) 





ourladysguildhouse.com 


Our Ladys Guild Fteuse 


A SHORT-TERM RESIDENCE IN BOSTON FOR WOMEN INCLUDING STUDENTS 


Apply Now 


ROOS continues discriminatory steering 
to students (June, 2021) and advertises 
OLGH on student housing websites of all 
surrounding private colleges. 








Roos removed the homepage age limit after news stories in August, 2018. Two years later he removed advertised require- 
ment of student or working. The two-year residency (in conflict with charitable mission and found discriminatory) and 
steering to students continues, as he is determined to protect his income flow. . 





DAUGHTER OF MARY OF THE IMMACULATE CONCEPTION: 
A DYING ORDER 


A charitable organization also may be unable to sustain an interested or active board. In such cases, the board 
may be faced with difficult decisions relating to whether it is in the organization’ best interest to sell its assets 
and dissolve. 

-Massachusetts Attorney Generals Office website 


According to Georgetown University s Center for Applied Research in the Apostolate, most religious orders are 
facing a rapid increase in age and declines in membership. Worries about their own retirement plans and health- 
care are a reality. Real estate assets are a significant resource... 

-Fenway News, Alison Pultinas, Supporters of Guild House Tenants Regroup, March, 2019 


END OF LIFE PLANNING 


As of 2001, Daughters of Mary of the Immaculate Conception began preparing for both personal retirement for nuns, and 
for the impending and inevitable death of the order itself. This meant engaging others to take over their ongoing facilities. 
DM owns 5 buildings on 147 acres in New Britain, Connecticut valued at 35 million, as well as the three SROs and a 
hospital in Cambridge, MA worth many millions more. Actions undertaken since 2007, when Mother Jennifer’s troubled 
reign began, all relate to DM’s retirement and end of life planning. The order had stopped attracting new members by 
1985. It was rapidly--literally--dying off. Then In February of 2021 Mother Superior Jennifer herself died. 





2004 - Contracted campus buildings that DM previously operated to outside non-profits 

The orphanage was leased to be operated as the Prudence Crandall Center women’s shelter and day care center. St. 
Lucien’s and Monsignor Bojnowski operations were handed over to lay managers for the first time. At the Mother House, 
nuns no longer cooked and cleaned for themselves. Few nuns remained involved with SROs and Santa Maria. 





2005 - 2007 Planned and obtained funds for of conversion of emptying Mother House to Senior Assisted Living 
Commercial real estate developer Karen Kulak worked closely with Mother Jennifer and was project manager. 





2009 - Renovated Prudence Crandall home with HUD funding (contracted to non-profit). 


2008 - 2010 Renovated Mother House into affordable HUD senior housing and child-care facility. 
Renovation of Marian Heights costs 14 million dollars, with a 2.8 million dollar solar project added in 2017. The few 
remaining nuns would occupy a wing of one floor, with a separate entrance and 2 parking spaces. The building was 
contracted to Elderly Housing Management, Inc. 
In the early 1900s, the motherhouse of the Daughters of Mary of the Immaculate Conception was built in New 
Britain, CT to house the religious order of nearly 200. By 2001, occupancy had dwindled, and the Daughters 
began planning for the building 8 re-use. 
-HUD grants archive https://archives.hud.gov/local/ct/goodstories/2009-04-14.cfm (posted 2011) 


2011 - 2014 Gave control of all 3 SROs to Marc Roos and Karen Kulak. 

Commercial realtor Marc Roos and real estate developer Karen Kulak (who worked closely with Mother Jennifer during 
the Marian Heights renovation) and were given control and DM cash loans for extensive cosmetic renovations in order to 
raise rents and market to students. While Mother Jennifer transferred all the other facilities to non-profits conforming to 
charitable missions, she effectively transferred the SROs to private individuals with financial conflict of interest. 





Given their experience crafting lucrative partnerships that further their mission, its surprising that the sisters did 
not consider similar strategies for three SRO properties the order owns in Boston and New York. Instead, they 
turned the buildings over to Boston realtor Roos to manage and market as short-term housing for students and 
working women (proof required). St. Joseph's Home for Immigrants in New York, blessed in 1925 as a gift to the 
sisters, is now advertised as “exclusive rentals in prime locations in NYC.” 

-Fenway News, Alison Pultinas, Supporters of Guild House Tenants Regroup, March, 2019 


DAUGHTER OF MARY OF THE IMMACULATE CONCEPTION: 
A DYING ORDER 


2014 - Key DM leader Sr Mary Mark Pizzotti died. 
Sr Pizzotti had been Mother Superior General and president of the board from 1996 through 2006, and Vice 
President of the Board of DM since 2007. She had directed Sancta Maria Nursing Facility since 1989. 


2018 - Closed Sancta Maria Long-Term Nursing Facility (Cambridge, MA) 

Only days after its 70th anniversary celebration, Mother Jennifer announced that the large facility would close 
on December 31, 2018, creating an uproar in Cambridge. 19 patients had already been transferred out before 
Advocate Healthcare Management stepped in to rescue the nursing home, and take over operations. The firm 


specializes in turning around “financially troubled” health care organizations. S A N C T A Mi A [2 | A 


2018 - Took down DM’s official website. NURSING FACILITY 
Website last seen in 2018. Sacred Heart Church website link to DM lead to “no IP address found.” 


CELEBRATING 7O Years iN 2018! 





2018 - Lost 2 more key board members. 
Sisters Banach and Milewski retire or were incapacitated, dissappearing from board as of 2019. 
They had served on DM boards with Srs Pizzotti and Jennifer since 1996. 


2021 - President of the board Mother Jennifer died. 
Mother Jennifer had been vice president of the board until 2006 before becoming president and DM Mother 





Superior in 2007. 


LIFESPAN OF A DYING ORDER 
6 NUNS - 1904 - Formation of the Order in New Britain, Connecticut. 


200 NUNS - 1930 - 1970 The nuns work in hospitals, schools and rooming houses in New York City, Boston, 
Cambridge, and Ware, Massachusetts. Until 1983, nuns cooked meals for residents in the rooming houses. Thirty 
nuns worked at Sancta Maria Hospital. The leadership group that ended in February 2021 with Mother Jennifer’s 
death entered the order during this time period. 


80 NUNS - 1994 “Although the sisters once did all of the cooking and cleaning, there are lay people now to do 
most of that work. It has been 5 years since a new nun joined the order... Forty of the sisters live in the mother- 
house. As more retire, the order is depending more on lay people. St. Lucian'’s Home for the Aged is now being 
run, for the first time in nearly 70 years, by a lay person...We started with six people and it grew up to what it is 
now. Maybe it’s a dearth right now, and hopefully we'll get more members,” she said. “We have to live in hope 
that, as our founder would say, If it’s the work of God, we'll survive..”’ --The Harford Courant, July 24, 1994 


60 NUNS - 1999 “The order has dwindled to about 60 nuns, most of them elderly. Half work and provide for the 
others. The median age is 70, and the order recently went 10 years without a single new member. The Daughters 
seriously need new sisters...”’ --The Hartford Courant, October 30, 1999 


52 NUNS - 2004 ...Although the order is small, with 52 members tody, those members operate facilities in three 
states, Mother Pizzotti said...” --The Hartford Courant, July 26, 2004 


21 NUNS - 2007-8 Catholic Directory lists 21 nuns, in 2016, but obsolete address and contact information 
reveals that information had not been updated since the renovation of Marian Heights. The obsolete figure and 
contact remains in the directory today. 


12 NUNS - 2010... The conversion of the convent began a decade ago as the number of sisters living there 
dwindled from almost 200 in its heyday to 12. A school the order once ran on the 147-acre wooded property 
closed long ago. --The Hartford Business Journal, April 12, 2010 


DAUGHTER OF MARY OF THE IMMACULATE CONCEPTION: 
LIFE SPAN OF A DYING ORDER 


Since April, 2010 (date of Harford Business Journal article) 5 nuns have died, including the 2 Mother Superiors who had 
directed DM since 1996; 2 others retired or become incapacitated. Three nuns were active board members as of August, 
2020. That leaves on three other nuns, whose condition or survival are unknown. 


RECENT KNOWN DEATHS AND RETIREMENTS: 
In red: 4 board members who have directed DM since 1996. 


May 25, 2009 Sr Anna Marcinczyk, died at age 73,entered 1944 

June 11, 2009 Sr. Mary Ignatia Domanowski, died at age 92, entered 1950 
November 11, 2012 Sr Mary Stephanie Jankiewicz, died at age 83, entered 1950 
December 17, 2013 Sr Mary Christin Jachowdik, died at age 85, entered 1946 
April 26, 2014 Sr Mary Severine (Anna Sudol), died at age 93, entered 1939 
December 24, 2014 Sr Mary Mark Pizzotti, died at age 86, entered 1954 
February 28, 2021 Sr Mary Jennifer Carroll, died at age 75, entered 1967. 


COUNT OF NUNS REMAINING 


Board members as of Mother Jennifer’s death: 

1. Sr Mary Janice Zdunczyk, age 71 

2. Sr Mary Catherine Sirotnak, age 72 -replaces board members lost in 2018 

3. Sr Mary Theresa Tinana, age 54 (entered in 2005, took vows in 2014) -replaces lost board members 


Board members retired or incapacitated in 2018: (obituaries not found) 
4. Sr Mary Lucille Banach, age 88 
5. Sr Mary Claire Milewski, age 88 


Survival or condition unknown: (obituaries not found for these who were at one time nuns) 
6. Sr Mary Victoria Walonoski, age 78 

7. St Deborah Blados, age 80 

8. Sr Philomena Tombor, age appears to be 85 (re-affirmed vows in 1967) 

9. Sr Mary Joseph Zimmerman, appears to be in 50-60 (Jubilee) 
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Long-time board member Sr M. Janice Long-time board member Sr M. Lucille Ban- 
Zjunczyk in a photo taken in 2016. ache, who dissappeared from the board in 2018. 


Photo from 2017 or before. 


DAUGHTER OF MARY OF THE IMMACULATE CONCEPTION: 
A DYING ORDER 


HISTORY OF BOARD AND LEADERSHIP: 
Five nuns had led DM since 1996 


2001 

Sr Mary Mark Pizzotti (Pres) 

Sr Mary Jennifer Carroll (Vice Pres) 
Sr Mary Lucille Banach 

Sr Mary Claire Milewski 

Sr. Mary Concepta 

Sr. Mary Christine 

Sr. Mary Honorata 

Sr Mary Aline 


2005 
Sr Mary Mark Pizzotti (Pres) 
Sr Mary Jennifer Carroll (Vice Pres) 





i se ee Sister Mary Mark Pizzotti died on 

= es ; sabe os CWS : 12/24/14 at age 80. She entered in 1954. 
r Mary Janice oe Mother Mary Mark kept the SROs to 

Sr Mary Catharine Sirotnak ; : 

Shit eee their charitable purpose through 2006 and 
l IvMlary Celinese was well-liked by all. 

2008 -14 


Sr Mary Mark Pizzotti (Vice Pres) -- died in 2014 
Sr Mary Jennifer Carroll (Pres) 

Sr Mary Lucille Banach 

Sr Mary Claire Milewski 

Sr Mary Janice Zdunczyk 


2015-18 

Sr Mary Jennifer Carroll (Pres) 

Sr Mary Lucille Banach -- vanished from board in 2019, no obit found 
Sr Mary Claire Milewski -- vanished from board in 2019, no obit found 
Sr Mary Janice Zdunczyk 


2019 - 2020 

Sr Mary Jennifer Carroll (Pres) 

Sr Mary Janice Zdunczyk 

Sr. Mary Catherine Sirotnak -- replaced retired members, on board in 2005 
Sr Mary Theresa Tinana -- replaced lost board members 





Residents described Mother Jennifer as 


2021 | ambitious, domineering, and vindictive. 
Sr Mary Janice Zdunczyk When a resident being evicted travelled 
Sr. Mary Catherine Sirotnak (see board of 2005) to New Britain to plead her case, Mother 
Sr Mary Theresa Tinana Jennifer refused to discuss it saying, “I’m 


all through with it! Talk to Roos!” 


OUR LADY’S GUILD HOUSE 
OPERATING BUDGET WITH MISSION RESTORED 


OLGH returns to no profit, managed by on-site full-time administrator (as per by-laws) and maintenance man. Expenses 
can be reduced by $333,000 annually, even while increasing cleaning and front desk staff payroll by $70,000 to $100,000. 
(Increase staff pay to $20/hr over contractor labor minimum wage.) Staffing remains at current levels. Rents are lowered 
by $200 per month. The budget allows for a $100,000 a year contribution to capital building improvement fund. 





BUDGET OLGH2019 OLGH 2018 Notes 
INCOME 
Rental income, with rents reduced to breakeven 1,029,200 1,371,882 1,336,741 
Investment and other income 1,500 4,299 1,657 





1,376,181 1,338,398 


OPERATING EXPENSE 
STAFF EXPENSE (current staff of 8, with same hours worked) 


Adminstrator 85,000 

Custodian/maintenance (trash, recycling, misc) 52,000 

Cleaners - 2 half-time at $20/hr + benefits 46,080 contracted contracted 
Concierge - 4 full-time at $20/hr + benefits 177,920 contracted contracted 

TOTAL GROSS PAYROLL 361,000 198,463 191,080 

Payroll taxes 32,490 17,689 15,541 

Health insurance for all staff (employees pay 33% share) 47,520 25,972 19,871 

Workers Compensation 3,500 3,070 3,471 

TOTAL PAYROLL, TAXES AND BENEFITS 444,510 245,194 229,963 
Handyman (non-employee) painting/as needed 8,400 

Fees - Roos (more fees may be hidden in payroll and costs) 60,000 60,000 superfluous 
Fees - Karen Kulak (unclear whether OLGH expensed or capitalized) 48,000 48,000 superfluous 
Cleaning and concierge contract services (min wage/ben) 326,351 316,080 more expensive 


Payroll service 2,200 and paid less 


679,545 654,043 


GENERAL EXPENSE 
Activities (holiday dinners) (optional) 5,000 4,595 5,173 
Bad Debts 2,000 6,120 0 
Dues and fees (mass fees) (optional) 4,000 3,935 3,679 
Gifts and charity 0 17,778 7,350 to DOMIC 
Insurance 23,000 22,859 14,541 
Miscellaneous 1,000 3,142 0 
Office expense 12,000 12,957 11,249 
Professional fees, accounting (quarterly + 990s) 14,000 10,800 9,180 
Legal fees 2,000 71,284 11,826 Evictions 
Property tax 72,590 83,470 51,368 OLGH timing err 
Repairs and maintenance (elevator, plumbing, elec, pest) 150,000 148,400 313,761 2018 capital im; 
Supplies 40,000 49,485 22,035 
Deduct: decrease surveillance -4,000 
Utilities 154,000 149,644 156,409 


584,469 606,571 


OUR LADY’S GUILD HOUSE 
OPERATING BUDGET WITH MISSION RESTORED 


BUDGET OLGH 2019 OLGH 2018 


1,264,014 1,260,614 | diff: $333,314 


112,167 77,184 













Excess due to 
cosmetic renov 


Annual capital improvements fund/depreciation 100,000 318,276 320,410 


-206,109 -242,626 











AVERAGE MONTHLY INCOME PER ROOM charitable at market at market 

Average income per room: 

Rental income 1,029,200 1,371,882 1,336,741 

Number of rooms 137 137 137 

834 $13 | Diff: $208/mont! 

Reconcile to OLGH financial reports 

Total expenses before depreciation 930,700 1,264,014 1,260,614 

Add: depreciation / reserve for improvements 100,000 318,276 320,410 

Subtract: Kulak fees (unclear if OLGH capitalized) -48,000 -48,000 


1,534,290 1,533,024 


NOTES: 
Budget assumptions: Budget is generous: unknown if Roos is collecting surcharges on payroll and other costs. 
OLGH depreciation expense is excessive due to recent comprehensive cosmetic improvements to market to students 
There would be additional savings in reducing high room turnovers due to student occupation. 
High turnovers mean extra cleanings, paperwork and rental activities. 
Assumption that new owner would repay DOMIC loan at start-up. 
In-house full-time building manager, and elimination of outside superfluous management fees. 
OLGH (and other SROs) successfully operated with in-house building manager up until recent Roos engagement. 
There are two ample administrative offices for management off the main lobby. 
In-house maintenance and concierge with payroll service. Now MRR management mediates payroll, may be skimmin 
Raise to cleaners and concierge to $20/hour with vacation, sick, and health insurance offered at 33% of premium. 
Cleaners and front desk assumed to now make $12 to $14 per hour per industry norms. 
Contract cleaners may now lack liability/workers comp insurance. (Contract service not incorporated, no website.) 
Health insurance cost is shown at maximum: it would be lower, not all employees would opt to enroll. 
Increased accounting fees to include quarterly reviews for financial oversight and fraud prevention. 
Basic front desk and kitchen surveillance remains, excess surveillance eliminated. 


ARTICLE VII 
ADMINISTRATION 


Corporate By-Laws set forth the intent to 


have the administrator manage the building. 





Tal Administrator. The Members shall appoint a person to serve as the Administrator 
of the Facility from time to time, The Administrator shall be responsible for the overall 
management of the Facility and shall perform such duties as are assigned to him or her from time 


to time by the Board of Directors. 


OLGH FINANCIAL REPORTING FAILS INDEPENDENT AUDIT 


DOWNEY, PIECIAK, FITZGERALD LOAPc. 


Certified 
Joseph S. Pieciak, Jr., CPA Public 
Accountants 
Gary G. Fitzgerald, CPA, MST 
Keith H. Purcell, CPA 


Travis M. Lawyer, CPA 






INDEPENDENT AUDITOR’S REPORT 


To the Board of Directors 
Our Lady*s Guild House, Inc. 
Boston, Massachusetts 


We were engaged to audit the accompanying financial statements of Our Lady’s Guild House, Inc. (a 
nonprofit organization), which comprise the statements of financial position as of December 31, 2019 and 
2018, and the related statements of activities and changes in net assets, functional expenses, and cash 
flows for the years then ended, and the related notes to the financial statements. 


Management’s Responsibility for the Financial Statements 


Management is responsible for the preparation and fair presentation of these financial statements in 
accordance with accounting principles generally accepted in the United States of America; this includes 
the design, implementation, and maintenance of internal control relevant to the preparation and fair 
presentation of financial statements that are free from material misstatement, whether due to fraud or 


error. 
Auditor’s Responsibility 


Our responsibility is to express an opinion on these financial statements based on conducting the audit in 
accordance with auditing standards generally accepted in the United States of America. Because of the 
matter described in the Basis for Disclaimer of Opinion paragraph, however, we were not able to obtain 
sufficient appropriate audit evidence to provide a basis for an audit opinion. 


Basis for Disclaimer of Opinion 


A substantial number of Our Lady’s Guild House invoices, as well as timecards and personnel files were 
unable to be located during the audit. As a result, we were unable to corroborate evidence in support of 
the financial statements. The records that were provided are not sufficient to permit the application of 
auditing procedures that would be adequate for us to express an opinion on the accompanying financial 
statements. 


Disclaimer of Opinion 


Because of the significance of the matter described in the Basis for Disclaimer of Opinion paragraph, we 
have not been able to obtain sufficient appropriate audit evidence to provide a basis for an audit opinion. 
Accordingly, we do not express an opinion on these financial statements. 


“Dovey Pedicle Fagen add CoP... 





OLGH FINANCIAL REPORTING FAILS INDEPENDENT AUDIT 


Note 8 - Contingencies 


The Organization is currently defending against five lawsuits alleging discrimination in housing. All are 
pending in some form, either in court or at a city or state agency. In addition, the Organization has received a 
Civil Investigative Demand from the Massachusetts Attorney General’s Office seeking documents related to 
allegations that the Organization engaged in discriminatory practices related to residents and prospective 
tenants at the 20 Charlesgate West building and allegations related to the Organization’s purported status as a 
public charity under Massachusetts law. While it is probable that some payment may be required to settle 
these matters, it is not possible, at this time, to determine the amount. 





DATE 


OUR LADY’S GUILD HOUSE 


PERMIT VALUES OF CAPITAL IMPROVEMENTS 1946 - 2020 


TYPE DESCRIPTION 


TOTAL 1946 - 1959 
TOTAL 1960 - 1969 
TOTAL 1970 - 1979 
TOTAL 1980 - 1989 
TOTAL 1990 - 1999 
TOTAL 2000 - 2009 


02/11/46 
02/20/46 
04/10/46 
09/18/46 
01/06/47 
12/20/48 
09/02/49 
04/24/50 
08/31/50 
10/19/50 
10/16/51 
01/06/54 
03/18/54 


03/21/64 
09/22/66 


01/17/74 
07/10/75 
09/12/75 
06/08/76 
04/09/79 


03/08/82 
04/29/82 


07/13/82 
09/15/87 
09/16/87 
09/22/87 


SUBTOTALS 1946 - 2009 
SUBTOTALS 2010 - 2020 


PERMIT DETAIILS 


Construct Initial renovations (application by Cardinal Cushing) 
Demolitior Open up walls to investigate construction 
Elevator Elevator work new flooring new rope 
Elevator Elevator work 

Constructi Addition of passage, changes to fire escape 
Elevator Elevator 

Masonry Masonry repairs 

Elevator Elevator work 

Elevator Repair 

Fire Escap¢ Repair fire escape 

Elevator Elevator minor work 

Consructic Remove partitions (chapel) 

Constructi Install chapel to seat 70, bathrrom, sacristy 


repairs Block in transoms with sheetrock through building 
Masonry Repoint rear walls 


Gas Disconnect and plug to emergency gas lights 
Fire escapr Repair treads and handrails 

Masonry Clean and point masonry, replace bad lintels 
Electrical Install 7 fire alarms 

Masonry Repoint parapet wall 


Gas 
Electrical 


Gass fitting 3/4 for range 

Install 2 outlets in kitchen, 3 fixtures in kitchen, 6 
fixtures in 2nd floor halls, 2 hunter fans 1st floor 
Electrical Replace 50 light fixtures 

Elevator Retrofit elevator shaft with drywall 

Fire protect 

Electrical Disconnect existing elevator feeler and reconnect to 
new elevator; add stairway lighting and smoke 
detectors 


Total 
permit 
values 


53,101 
1,970 
15,554 
285,657 
86,/84 
247,327 
690,392 
1,426,431 


20,200 
1,010 
1,515 
1,515 
1,010 
76 
2,925 
126 
3,535 
253 
126 
1,010 

20,200 


152 
1,818 


404 
1,010 
8,080 
1,010 
5,050 


505 
2,020 
6,060 


274,720 
2,547 


310 


Capital 
improve 


BUILD IS VALUED BY CARDINAL CUSHING at $380,000 in 1946. Previously The Hotel Graylin, built 1899. 
PERMIT VALUE OF IMPROVEMENTS AND REPAIRS BY DECADE: 


43,935 

0 

13,130 
280,780 
86,471 
246,205 
670,521 
1,424,026 


20,200 


3,535 


20,200 


8,080 


5,050 


6,060 
274,720 


Minor 
repairs 


9,166 
1,970 
2,424 
4,877 
313 
1,122 
19,871 
2,405 





1,010 
1,515 
1,515 
1,010 


2,925 
126 


253 


126 
1,010 


152 
1,818 


404 
1,010 
1,010 


505 


2,020 


2,547 


310 


DATE 


OUR LADY’S GUILD HOUSE 


PERMIT VALUES OF CAPITAL IMPROVEMENTS 1946 - 2020 


TYPE DESCRIPTION 


Total 
permit 
values 


Capital 
improve 


Minor 
repairs 





03/15/94 Repair fire damaged rear exterior door with new 

steel door, glass bock in windows, sister joists at 

burned joists, repairs 6,681 6,681 
03/21/94 Electrical Check out wiring where fire was, install 2 lights and 

one receptacle 313 313 
04/21/99 Roof Roof repairs to specified sections 79,790 79,790 

ITAL1990-1999 86,784 86,471 818 

08/09/02 ‘Fire escapr Fire escape repairs 81,045 81,045 
08/20/02 ‘Electrical Remove and re-install 12 light fixture for painting 

and wallpapering 1,122 1,122 
08/20/02 Electrical 2-150 amp, 2 200 amp feeding 10 panels A/cC and 

conven recepts 2nd to 6th floor 165,160 165,160 





GENERAL RENOVATIONS - PRIMARILY COSMETIC TO REBRAND BUILDING FOR STUDENTS 


06/1/11 
02/24/11 


02/23/12 


03/01/12 


03/09/12 


03/09/12 


05/18/12 
08/28/12 


09/11/12 


09/22/12 


Masonry Exterior repointing brick - permit not obtained 
Installation of 2 emergency light battery units 
and 3 remote lighting. 

TOTALS 2011 (excluding repointing work) 

Windows Remove and replace 361 windows.The windows 
have been approved by the Backbay 
Arch.conservation district commision subject to 
building permit.Trimline alumnium clad double 
hung.Energy star specifacation attached. 

Painting, 

carpets, 


The living areas and hallways shall strip wall paper 
pacth prime and paint.New light fixtures new 
bathroom exhaust fans in bathrooms.New ceiling in 
lights, 
fans, New window treatments. 
Electrical Wiring renovations to the Our Lady of Guild House 
Surveillan install intercom/camera system: (1) at front door 
ce (basic) (1) at rear courtyard (1)at lobby and cat5 tel/data 
line to front desk. 
Plumbing 
replace main drain underground 
Plumbing Plumbing to install a new hot water heater and 
backflow preventer for new boiler. 
Elevator Prepare upgraded elevator area in basement 
pit location of building. Remove concrete slab. Furnish 
and install new elevator pit. 


Gas Gas fitting for the installation of a gas boiler and hot 


water heater. 
TOTALS 2012 


bathrooms. New carpet in living units and hallways. 


1,350 
1,350 


246,720 


556,530 
80,445 
10,120 

35 


10,040 


59,260 


10,214 
973,364 


Amount not known 


1,350 
0 1,350 
246,720 legitimate 
556,530 cosmetic 
80,445 part legit 
10,120 
35 
10,040 legitimate 
59,260 legitimate 
10,214 legitimate 
973,329 35 


DATE 


03/28/14 


04/11/14 
04/15/14 
04/15/14 


05/13/14 


07/17/15 


10/15/15 


04/11/19 


04/30/19 


05/09/19 


08/07/19 


10/28/19 


01/14/20 


OUR LADY’S GUILD HOUSE 
PERMIT VALUES OF CAPITAL IMPROVEMENTS 1946 - 2020 


neve Capital Minor 
TYPE DESCRIPTION permit . ; 
improve _ repairs 
values 
2014 ADD 2 SUITES ON GROUND FLOOR FOR AIRBNB RENTALS 
Renovatio Renovate (2)existing rooms 2 existing bathrooms. 
NS Completed rooms to be living suites including new 
finishes plumbing heating electrical. Carpet violates 
painting Etc. SF of renovated space : 198,490 198,490 mission 
Plumbing violates 
add two bathrooms 1 st floor 10,055 10,055 mission 
Electrical Wiring renovations to the living quarters of the violates 
Guild House 7,062 7,062 mission 
Electrical Wiring Low Voltage at the Guild House Living violates 
quarters 330 330 mission 
Electrical ADD FIRE ALARM SMOKES HORN STROBE AND violates 
STROBES IN NEW UNIT OF FIRST FLOOR 3,560 3,560 mission 
TOTALS 2014 219,497 219,167 330 
2015 REPLACE RUBBER ROOF, REPLACE FIXTURES 
Electrical Replace lighting with energy efficient fixtures at Our 
Ladys Guildhouse 617-536-3000. 3,350 3,350 legitimate 
Roofing remove and replace portion of existing rubber roof 45,470 45,470 legitimate 
TOTALS 2015 (cost was incurred in 2016) 48,820 48,820 0 
2019 REMODEL BATHROOMS, TILES, REPLACE BATHTUBS WITH SHOWER BASES 
(COSMETIC: no permit for replacement of 
plumbing systems) 
Plumbing 
Replacing lavs shower bases and valves. 25,560 25,560 cosmetic 
Renovatio 
ns - 
Interior Floors2 3 4 5 and 6th Remodeling;existing 
NSC bathroom finishing walls and tiling floors. 81,830 81,830 cosmetic 
Electrical -relocate 10 existing bathroom gfci-replace 10 
bathroom fans- install 10 switches 2,040 2,040 
Electrical add 1 outlet on existing GFCl add an emergency 
light replace ceiling lights (same application for 10 
bathrooms ) 3,600 3,600 cosmetic 
Plumbing | will install finish only for 9 double baths and 2 
singles 10,320 10,320 cosmetic 
TOTALS 2019 109,430 107,390 2,040 
Plumbing rough and finish plumbing for 9 double baths and 2 
single bth 75,320 75,320 cosmetic 


TOTALS 2020 


75,320 


75,320 





NOTE: 


1946 - 1999 value over 2,000 is capital; 2000 - 2020 value over $3,000 is capital 
Renovation costs 2010 - 2020 include other costs are shown at much higher cost value on OLGH financials. 
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TO BE HOTEL FOR CATHOLIC WOMEN—Hotel Gralyn, 
purchased by Catholic Archdiocese, will be known as Our 
Lady’s Guild House. 





| 


Hotel Gralyn Will Become 


Home for Catholic Women — 
ocr Pe beisc 20 Pearl Harbor Probers 


|Charlesgate West, in the Back Bay, | " d | : F l 15 
lhas been taken over by the Cuth-/| + nm nie hy * 
lolic Archdiocese of Boston, to aa to | n eqn y e . | 
lconverted into a hotel for Catholic) WASHINGTON, Jan. 12 (UP)— 
women and will be known as Our Democrats on the Pearl Harbor 
Lady's Guild _povsensg gi? the ¢ : investigation committee indicated 
1@ occupaney or he urmer sal , ion me «anend. Z 
Gralyn will be developed in a short ee ey ee aeeee erties 
iime, following some renovations, |#t4@m designed to wind up the in- 
| The purchase of this property |quiry not later than Feb. 15, lermi- 
| — E git iewel a. sone in aye jnution date set by Congress, 
sroper where Catholic women cou EE! a shred A! 
#O when visiting the city and for | een rejected _ Republican 
permanent occupants. ‘suggestions the committee vagiyeeraa 
nuns, Members of ithe Daughters |\Gen Dwight D. Eisenhower Arm) 
of Mary of the Immaculate Concep- C 2: 
tion, whose mother house is at New |, 
Britaln, Conn. They conduct hotels 
and houses of this kind, including | us 
several in New York city. __ 4 while providing below-market, perma- 
Archbishop Richard J. Cushing |? nent housing for women remained. Yet 
has been anxious to have a house of |* many of the oldest women who were 











Over the years, due to social change and 
the dwindling or the order, the Catho- 
lic minstry aspect of the mission faded, 





this kind in the city and his efforts | forced out were devout Catholics who 
were to some extent in response ta | had moved into the building in the 1980s 
suggestions from leading Catholic ' in order to live in a Catholic communi- 
women and organizations that such | “ef 0 They had a deep sense of religious 
# house would All a much wanted! 6] jetrayai 

need, a 





Archbishop Cushing had several 
properties looked over and he want. |#!Ven precedence. 


ed one that was fireproof, conven- ry ery . ‘ 
jent for all its purposes aod in good | eh ; 1aye nr 
candice, esa oee nee 8 Fresh Disorders Rock 
It Ils expected that a good portion b d *,¢ 

lof the house will be used by Catho-| J rou le Haiti 

li¢ women as permanent resident, PORT AU PRINCE. Haitl. Jan. 12 
iwhile a certain section will be used) (4p)—Presh disorders erupted to- 
for day to day visitors, The house | quay throughout troubled Haiti after 
will become an active part of the " night of unrestrained celebration 
Catholic life or the city. uf the overthrow of the iron regime) 
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(GREATER BOSTON §& 
LEGAL SERVICES 


...and justice for all 


August 3, 2018 


Jonathan Green, Esq. 

Deputy Chief 

Non-Profit Organizations/Public Charities Division 
Office of the Attorney General 

One Ashburton Place 

Boston, MA 02108 


Dear Mr. Green: 


I am writing on behalf of individual tenants residing at Our Lady’s Guild House (OLGH), 
20 Charlesgate Road, Boston, and neighborhood groups City Life/Vida Urbana and Fenway 
Community Development Corporation (Fenway CDC). As we discussed in our telephone call in 
July, these tenants and concerned organizations urgently request that the Attorney General’s 
office commence an investigation of the public charity Our Lady’s Guild House, Inc., pursuant 
to G.L. c. 12, § 8H. An investigation is critically important at this time because the charity’s 
misuse of charitable property and breaches of trust in the administration of the charity are 
causing immediate harm to vulnerable, low- and moderate-income women, especially the elderly 
and disabled, residing at OLGH or seeking to reside at OLGH, who are the intended 
beneficiaries of the charity. Unless the charity’s misuse of its assets is halted and corrected, this 
irreplaceable housing will be permanently lost to future intended beneficiaries as well. 


As detailed more specifically below, Our Lady’s Guild House, Inc., was incorporated and 
has held itself out as a religious public charity for decades, since 1947, with the charitable 
purpose of providing homes for low- and moderate-income women at 20 Charlesgate West in the 
Fenway, a 120-unit single room occupancy (SRO) rooming house. From 1947 to 2012, low- and 
moderate-income women were able to find affordable permanent housing at Our Lady’s Guild 
House. 


Beginning in approximately 2012, Our Lady’s Guild House, Inc., apparently entered into 
a business arrangement with a for-profit management company, MRR Management, LLC. MRR 
Management (MRR) has registered itself with the City of Boston as “doing business as” Our 
Lady’s Guild House, holding itself out as the charity. Operating the property as Our Lady’s 
Guild House, MRR and OLGH Inc. instituted steep rent increases, and required existing tenants 
for the first time to sign time-limited four year leases. MRR and OLGH explicitly discriminated 
against residents and applicants on the basis of age and disability, announcing on its website that 
it intended to rent rooms out only to residents between the ages of 18 and 50 who are students or 
employed. MRR instituted no-fault eviction actions to evict existing older residents. Several 
elderly residents face imminent eviction. Rather than rent affordable rooms to the intended 
beneficiaries of the charity, MRR advertised the property on AirBnB and began renting out 
rooms to men through AirBnB, presumably at market rates. These actions are not only 
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Non-Profit Organizations/Public Charities Division 
Office of the Attorney General 

August 3, 2018 

Page 2 


inconsistent with OLGH, Inc.’s charitable purposes, but are causing immediate and urgent harm 
to low- and moderate-income, elderly and disabled residents of OLGH, as well as other 
prospective low- or moderate-income women in the class of intended beneficiaries who are being 
denied affordable housing. 


I. Our Lady’s Guild House, Inc., Is A Public Charity With The Charitable Purpose of 
Providing Below-Market Single Room Occupancy Housing to Predominantly Low- to 
Moderate-Income Women, Including the Elderly and Disabled 


The corporation now known as Our Lady’s Guild House was incorporated as a Chapter 
180 corporation on April 23, 1947, with the name Daughters of Mary of the Immaculate 
Conception (Daughters). Its stated purpose was 


[tlo establish and maintain a home or homes or residential quarters for women; to 
acquire, hold and manage such real property as may be necessary or incidental to these 
purposes. 


(Attachment 1). The incorporators were the Roman Catholic Archbishop of Boston, Richard J. 
Cushing, and nuns who were apparently members of the Roman Catholic religious order known 
as the Daughters of Mary of the Immaculate Conception residing at 20 Charlesgate West, 
Boston, and Convent Heights, New Britain, Connecticut. 


On July 8, 1947, the Roman Catholic Archbishop of Boston, a corporation sole, granted 
the Daughters the property at 20 Charlesgate West, in the Fenway neighborhood of Boston. The 
deed described the Daughters as “a Massachusetts charitable corporation.” (Attachment 2), The 
Daughters, describing themselves as “a Massachusetts charitable corporation,” granted a 
mortgage to the Archbishop to secure payment of $360,000. /d. 


On March 7, 1981, the Daughters amended the name of the corporation holding title to 20 
Charlesgate West to “Our Lady’s Guild House, Inc.” (Attachment 3). 


The Secretary of State has described “Our Lady’s Guild House, Inc.” as a “Church 
Corporation” in its Business Entity Summary. (Attachment 4). Apparently OLGH, Inc., has not 
made any filings with the Secretary of State other than the initial Articles of Organization and 
1981 Articles of Amendment, under either the name Daughters of Mary of the Immaculate 
Conception or OLGH, Inc. The public charity has also apparently made no fillings under either 
name with the Public Charities Division of the Attorney General’s Office. 


On September 19, 1974, the Administrator of the Boston Rent Equity Board granted 
OLGH, Inc., an exemption from the provisions of the Boston Rent Equity Ordinance “due to its 
being operated by a non-profit organization for charitable purposes.” (Attachment 5, pg. 1). In a 
subsequent hearing on August 30, 1993, the Boston Rent Equity Board rescinded the exemption 
because the Boston Rent Equity Ordinance was amended in 1976 to eliminate any exemption for 
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charities. /d., pgs. 4-5. OLGH, Inc.’s legal argument and testimony at the hearing included 
statements about OLGH, Inc.’s purposes and functioning: 


Our Lady’s Guild House was established to provide safe and affordable housing for 
single women, working women, retired women or students. (pg. 2, J 9) 


The purpose of the House is the same today as originally. (pg. 2, ¥ 15) 
The rents are below market, and there is no profit. (pg. 4, 35) 


The property is a charitable non-profit operation which provides below market rents to 
persons of low-to-moderate income. (pg. 4, § 39). 


The Boston Rent Equity Board findings of fact included a finding that: 


Our Lady’s Guild House is a non-profit organization which has continued to operate the 
property for charitable purposes, providing below-market single room occupancies to 
persons of predominantly low to moderate income... (pg. 5, { E) 


Aside from benefiting from an exemption from the Boston Rent Equity Ordinance from 
1974 to 1993 because of its status as a public charity, OLGH, Inc., was granted a property tax 
exemption from the City of Boston for decades, apparently from the beginning of the Daughters’ 
ownership until 2014, when the tax exemption was partially rescinded. (Attachment 6). It is our 
understanding that in 2014 the City of Boston divided the property into two parcels, the original 
Parcel [D 050391700, which was considered exempt, and a new parcel, Parcel ID # 0503917001, 
which was no longer considered exempt. /d. This apparently occurred in the aftermath of 
publicity about OLGH, Inc.’s rent increases and threatened evictions beginning in 2012, as 
described below. 


Il. Investigation By the Public Charities Division is Necessary And Urgent Because OLGH, 
Inc., Is Failing To Act In Accordance With its Charitable Purposes and is Committing 
Breaches Of Trust, Causing Extreme Harm Particularly to Long-Time Elderly and 
Disabled Residents of 20 Charlesgate West, And Depriving Low- and Moderate-Income 
Intended Beneficiaries From Access To Affordable Housing 


The Archbishop of Boston granted 20 Charlesgate West to the Daughters, later named 
OLGH, Inc., to fulfill the charitable purposes of providing below-market affordable housing to 
persons of low- or moderate-income, including “single women, working women, retired women 
or students.” The property must be used for the purposes set forth in the articles of organization, 
G.L. c. 180, § 6, as articulated by OLGH, Inc. and the Boston Rent Equity Board. A charity 
cannot avoid application of its assets to charitable purposes by ignoring or abandoning those : 
charitable purposes. Attorney Gen. v. Weymouth Agric. & Indu. Soc’y, 400 Mass. 475, 482 
(1987). 
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After OLGH, Inc., apparently entered into a business arrangement with MRR 
Management in approximately 2012, MRR Management began doing business as “Our Lady’s 
Guild House.” MRR Management is presently registered in the City of Boston as “doing 
business as” Our Lady’s Guild House. (Attachment 7). It is difficult to sort out what actions 
were taken by OLGH, Inc., and what actions were taken by its apparent agent, MRR 
Management, doing business as Our Lady’s Guild House. 


In any event, residents of OLGH report that OLGH, Inc., began implementing steep rent 
increases, beginning in approximately 2012. Rents have increased to a range of $785 to $2000 
per room, most of which do not have bathrooms and none of which have kitchens. (Attachment 
8). These rents are comparable per square foot to market-rate units in the area, according to 
analysis by the Fenway CDC. Rather than renting rooms at below-market rents to low- or 
moderate-income tenants, OLGH ts advertising rooms on AirBnB (Attachment 9). 


Many long-time residents have already been forced out by rent increases and/or evictions, 
and others are currently facing eviction. OLGH placed tenants on time-limited leases, many of 
which have expired or are expiring this year. OLGH is systematically evicting long-time 
residents through no-fault evictions at the expiration of their leases. 


Moreover, OLGH 1s systematically and explicitly discriminating against the elderly and 
disabled. OLGH’s website until a few days ago included language explicitly stating: 


Our Lady’s Guild House is a short-term residence for woman [sic] between the ages of 
18 and 50 years old who work in the Boston area and/or attend school or internship 
programs. 


(Attachment 9). This language explicitly excludes elderly women or women who may be unable 
to work or attend school because of disabilities. 


A recent lease at OLGH included an explicitly discriminatory clause, stating: 
Resident Must Be Independent, i.e—self sufficient in all areas of ones [sic] life. 
This includes: 


A. Shopping and preparing own meals. 

B. Responsible for the safety and cleanliness of their rooms 

C. Capable of taking care of their personal items, such as laundry, etc. 
With the exception of brief illness/and or surgeries all residents must be physically and 
mentally capable of carrying out above tasks. Any current residents who are NOT 
independent may be asked to leave. This sometimes may occur when age is upon a 
person and who has had mental or physical changes in ones [sic] life. 
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(Attachment 11). This language excludes anyone who by reason of disability or age may need 
home care services or meals on wheels. 


Residents have been told explicitly by on-site management that OLGH does not rent to 
elderly women, and that OLGH does not want elderly women to continue living at 20 
Charlesgate West. These discriminatory actions would violate state and federal law, G.L. c. 
151B, § 4(6)-(7A) (age & disability), 42 U.S.C. § 3604(f) (disability), even if OLGH were not a 
charity. For a charity whose charitable purpose is to provide housing to vulnerable populations, 
these violations are an egregious breach of trust and misuse of charitable assets. 


In 2012, Fenway CDC analyzed public voter records for residents of 20 Charlesgate 
West. (Attachment 12). Of 57 registered voter residents, 42 (74%) were 50 years of age or older, 
25 (44%) were 60 years of age or older. One quarter of registered voter residents (14) were in 
their 70’s, 80’s or 90’s. The oldest registered voter resident was 95 years of age. 


Existing tenants, the tenants’ organization, City Life/Vida Urbana and Fenway CDC are 
deeply concerned that these vulnerable older residents have been or will soon be displaced from 
their homes by crippling rent burdens or no-fault evictions. An 83-year old resident is one of 
many currently facing a no-fault eviction by OLGH. Aside from the threat to existing residents, 
these affordable SRO units are desperately needed by elders, the disabled and other low- and 
moderate-income prospective tenants in the Boston community currently being turned away by 
OLGH, in violation of its charitable purpose. 


Tenants at OLGH, the OLGH tenant organization, City Life/Vida Urbana and Fenway 
CDC all ask the Public Charities Division to exercise its statutory powers to investigate this 
public charity and to take action to stop the harm caused to vulnerable Boston residents by the 
charity’s abuse of charitable property and breaches of trust. In the short-term, action to halt no- 
fault evictions is immediately needed to stop unlawful, irreparable harm during the Public 
Charities Division’s investigation, as well as action to stop discrimination against existing 
tenants and applicants who are the intended beneficiaries of this public charity. The charity and 
its for-profit agent, MRR Management, must be made to account for the increased income they 
are receiving from market-rate rent increases and AirBnB rentals deviating from OLGH’s 
charitable purpose. 


In the longer term, we hope that the Attorney General will take steps to ensure that the 
charitable purposes intended to be fulfilled when the Archbishop of the Roman Catholic Church 
granted this property to the Daughters are in fact fulfilled. If the Daughters/OLGH, Inc., are not 
able to maintain these precious SRO units as affordable housing for current and future intended 
beneficiaries, we ask the Attorney General to take steps to facilitate transfer of the property to a 
charity that wi// preserve these units for the benefit of low- and moderate-income tenants, 
including the elderly and disabled, now and in the future. 
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We very much appreciate your work to address these pressing concerns, and will forward 
on to you additional information as it becomes available. 


Very truly yours, 


Vir Gu— 
Margaret’. Turner 


semor Attorney 


ao OLGH individual tenants 
Steve Meacham, City Life/Vida Urbana 
Alex Ponte-Cappellan, City Life/Vida Urbana 
Colleen Fitzpatrick, Fenway CDC 
Sheila Dillon, City of Boston Department of Neighborhood Development 





OLGH FINANCIAL REPORTING: QUESTIONS RAISED 


B 


Audited Audited 
Financial Financial 
Statements Statements 








BALANCE SHEET 2019 2018 2019 

ASSETS 
Cash 224,392 402,605 301,872 
Investments (cost) 62,264 60,948 
(note: line item for investments blank, so must assume it's included in cash) 0 
Receivables 695 810 12,900 810 -12,205 
Prepaid expenses 4,000 17,/92 O 0 4,000 
Adjust to investments market val -808 -1,776 
FIXED ASSETS 
Land (assessed value, gifted) 1,574,400 1,574,400} 1,574,400 1,574,400 0 
Building (assessed value, gifted) 3,140,600 3,140,600} 3,140,600 3,140,600 0 
Improvements (complete) 6,415,008 6,408,208] 5,456,122 5,048,353 958,886 
Improvements in progress 755,142 0 0 755,142 
Total land and building 11,885,150 11,123,208] 10,171,122 9,763,353 1,714,028 1,359,855 










0 0 
11,885,150 11,123,208 






Equipment 
Total fixed assets 










10,171,122) 9,763,353 1,/14,028) 1,359,855 



















TOTAL ASSETS 6,342,576 -1,428,512| -1,780,954 
LIABILITIES 0 0 

Accounts payable 39,671 38,295 32,684 

Accrued expenses 5,400 5,926 

Deferred revenue (last month rent 2,520 5,165 

Last month's rent 87,880 

TOTAL LIABILITIES 4,569,413 4157,473 3,355,333 3,410,422 1,125,830 665,440 

NET ASSETS 1,773,163 1,931,273 4,416,563 4,461,054 -2,554342 -2,446,394 


Improvements value not supported by permits issued 
Current stop work order due to asbestos removal without a permit 
No permit on file for major exterior repointing brick in summer-fall 2011 


OLGH FINANCIAL REPORTING: QUESTIONS RAISED 


Audited Audited 
Financial Financial 
Statements Statements 
REVENUES 
Lease 1,371,882 
Investment 2,637 
Donations 317 


Miscellaneous 1,345 





FUNCTIONAL EXPENSES 
Payroll and related 245,194 229,963 
Activities 4,595 5,173 
Bad Debts 6,120 
Contract services 326,351 316,080 
Cleaning 
Security staff 
326,351 316,080 


Depreciation 
Dues and fees 
Gifts and charity 
Insurance 
Management (Roos) 
Miscellaneous 
Office 
Professional fees 
Managements (Kulak) 
Legal 
Accounting 
Property tax 
Repairs and maintenance 


318,276 
3,935 
17,778 
22,859 
60,000 


3,142 
12,957 
82,084 





82,084 
83,470 
148,400 


21,006 
51,368 
313,761 





















Supplies 49,485 22,035 
Occupancy/Utilities 
Utilities 149,644 156,409 
Occupancy 
149,644 156,409 







Form 990 Form 990 


1,388,888 1,391,655 


2,460 8,627 
249,075 230,919 
4,812 4,956 

0 0 
325,492 228,285 
4,000 4,700 
9,067 15,046 
14,560 19,782 
32,387 23,988 
87,559 16,856 
64,446 

87,559 81,302 
417,602 444,739 
75,069 51,153 
216,771 199,616 
216,771 199,616 






(A-C) 


-17,006 
177 
317 

1,345 


0 
0 
-3,881 


-217 
6,120 
326,351 
0 

0 
326,351 
-/,216 
-65 
17,778 
13,792 
60,000 
-11,418 
-19,430 
82,084 
0 
-87,559 
0 

-5,475 
83,470 
-269,202 
-25,584 
0 
149,644 
-216,771 
-67,127 


Discrepancy Discrepancy 


(B-D) 






-54,914 
-8,067 


1,097 


0 
0 
-956 


217 

0 
316,080 
0 

0 
316,080 
92,125 
-1,021 
7,350 
-505 
60,000 
-19,782 
-12,739 
21,006 
0 
-16,856 
-64,446 
-60,296 
51,368 
-130,978 
-29,118 
0 
156,409 
-199,616 
-43,207 


MARK ROOS PPP REVENUES - BASED ON SRO PAYROLLS 


Roos applied for COVID19 CAREs act money through MRR Management, based on the 3 SRO payrolls for which MRR 
Management is reimbursed (net zero expense, possible commission income). It is unknown whether he paid these 
trevenues to the SROS. OLGH should have received about $100,000 in May, 2020 and February, 2021 from Roos. 


fi PPP Loan Data — MRR Management LLC, Boston, MA 





ALERT: There are 2 PPP loans for a total of $250,204 in our database for businesses with the name "MRR Management LLC" in 
Boston, MA. This this is typically due to the same business receiving both first and second-draw loans, but may also include similarly 
named but unrelated businesses, multiple branches of the same business, mistaken multiple applications, or potential fraud. Click 
each loan below to see full details. 


$125,102 Loan - Limited Liability Company (LLC) - February, 20217 


484 Commonwealth Ave 484 Commonwealth Ave 
Boston, MA 2215 Boston, MA 2215 


Lender: Bank of America, National Association Lender: Bank of America, National Association 


Industry: Office Administrative Services 


Location: Boston, MA 


wr Iweet This + Search All PPP Data 





MRR Management LLC is a limited liability company (LLC) located at 484 Commonwealth Ave in Boston, Massachusetts that 
received a Coronavirus-related PPP loan from the SBA of $125,102.00 in May, 2020. 





$ PPP Loan Information ai EF TERE ee 
Loan Size: Jobs Retained: Loan Approved: Loan Status: Lender: 
$125,102 if 2020-05-01 Ongoing Loan Bank of America, National 


Association 
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Missioy Statemens 
With loving and joyful hearts, 


We imitate Mary 'S virtues 
of hospitality, self-less care 
and concern in 
Our Ministry gt 
Our Lady’s Guild House. 
In this social and ‘pastoral 
Ministry, We Strive to provide 
a Christian atmosphere 
whereby women feel 
safe and secure. 





Thank you to Margaret Turner and Nadine Cohen of Greater Boston Legal Services, Richard 
Giordano, Colleen Fitzgerald, Jaya Aiyer and Cassie White of Fenway CDC, Steve Meacham of 
City Life, the activists residents of 2012, Rosaria Salerno and the Saint Cecilia’s congration, 
Sheila Dillon of the Department of Neighborhood Development, Tara Dunn and Shafaq Islam of 
the Attorney General’s Office and an OLGH staff member who shall remain nameless... 





